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Housing Market Analysls

RochesEer, New York, as of September L, L97L

Foreword

This analysis has been prepared for the asslstance
and guidance of the Department of Houslng and Urban
Development in its operations. The factual infor-
uation, findings, and concluslons may be useful also
to builders, mortgagees, and others coneerned wit,h
local houslng problems and trends. The analysis
does not purport to make determlnattons wlth respect
to the acceptabiltty of any partlcular mortgage in-
surance proposals that may be under conslderation in
the subJect local-lty.

The factual- framework for this analysls was devel-
oped by the Economic and Market Analysis Divislon
as thoroughly as possible on the basls of informa-
tlon aval.lable on the "as of" daEe from both local
and national sources. Of course, estimates and

Judguents made on the basls of Lnfotmation avail-
able on the "as of" date may be uodifled consider-
ably by subsequent market developments.

The prospective denand or occupancy potentlals ex-
pressed ln the analysis are based upon an evalua-
t.ion of the factors available on the "as of" daEe.
They eannot be construed as forecasts of building
activlty; rather, they express the prospective
housing productl.on which would malntain a reason-
able balance tn demand-supply rel"ationsliips under
eondlttons analyeert for the "ss oftt d;lte.

Department of llousing and Urban DeveLopnent
Federal Housing Administration

Economlc and Market Analysle Dlvislon
Uashlngton, D. C.



FHA HOUSING MARKET AI.IALYSIS - ROCIIESTER, NEW YORK
AS OF SEPTEMBER 1. 197].

The Rochester Houslng Market Area ([SIA) ls deflned as Monroe, hlayne,

Llvlngstonr'and Orleans Countles, New York. This definltlon is coterml-

nous wlth that of the Rochester Standard Metropolitan Statlstical Area.

As of september L97L, the populatlon of the HMA was 896,700 persons.

About 80 percent (724,000 persons) of the toral populatlon resided in

Monroe County. Rochester, the l-argest clty ln the HIIA, had an estimated

populatlon of 2951000 persons. The period of the nlddle and latter 1960ts

was characterlzed by substantial economic expansion in the Rochester HI'IA,

whlch lnduced significant l-evels of in-migration. The rapid gro\^rth of

popul-ation durlng this time resulted in increased levels of residential

cons tructlon acti.vity.

Since L969, a consi.derable decrease in new job opportunities has
alnost eliminated in-rnlgratlon. The slowed rate of population increase
conbined wlth rising interest rates and a lack of available mortgage funds
served to reduce residential construction actlvity ln 1969 and 1970.
Although the rat,e of population gain has not increased in 1971, data for
the first elght months of l-971 indicate that residentlal construction
activity for 1971 w111 approach, and perhaps exceed, the levels of the
middle and latter 1-960ts. Employment proJectlons for the next Ewo years
lndicate that, while the locaL economy will reverse its recent downward
trend, national economlc conditlons will prevent a recurrence of the
rapld growth rate whLch occurred between 1961 and L969. This forecast is
expected to result 1n vlrtually no ln-migration to the Rochester HMA
durlng the two-year forecast perlod ending September L, L973, wlth the
result that the demand for prlvately financed housing w111 be below that
of the niddle and late l-960rs.
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Anticip ated Housins Demand

Based upon projected household growth, expecEed inventory losses, and
current market conditions, it is anticipated that the Rochester HMA can sLrr-C€:rS-

fu1ly absorb 5.100 unsubsidized privately-financed housing units yearlv during
the forecast period. The most favorable market balance would be qtained
Lf 21400 units annually were single-family sales houses and 2,700 tnits
annually were in multifaurily rental units. This projected demand for both
single-family and multifamily units is below the average numbers built
annually since 1965, and reflects the lower leve1 of economic and demo-
graphie growth expected during the forecast period. The reeent volume of
single-family construction has approximated the level necessary to insure
maintenance of a sound sales market. The current number of nonsubsidized
rental units under construetion (in excess of 5r300), however, is estimated
to be nearly sufficient to satisfy the projected demand for rental units
during the two-year forecast period (21700 annually). In view of the large
number of rental uniEs under construetion, it is suggested that new nonsub-
sidized multifamily starEs be mininized for the next twelve to eighteen
months. The initiation and completion of a significant number of additional
nonsubsidized multifamily units during the two-year forecast beriod of this
report could lead to excessive vacancies in rental projects. It is also
suggested that absorption of the rental units now under construction be
observed carefully for signs of weakness in the middle and high rent ranges,
as a large proportion of the nonsubsidized units currently under construc-
tion are planned to be marketed in the $200 to $300 a month rent range.
AbsorpEion of the multifamily units now under construction should be used
as a guide to the level of multifamily construction which should conmence
during the second year of the forecast period.

The demand estimates for sales housing by price class and rental hous-
ing by gross renE (taUte f) are not intended to forecast construcLion.
Rather, they are suggested guides to the volume of residential construction
that would maintain balanced market conditions after consideration of econ-
omic, population, and household growth factors during the forecast perioci.

I

Occupancy Poten tial for Subsidized Housins

Federal assistance in financing costs for new hbusing for low- or
moderate-income families may be provided through a number of different
prograns administered by FHA: monthly rent supplements in rental projects
financed under Section 22L(d) (3); partial payment of interest on home
mortgages insured under Section 2351' partial interest payment on project
mortgages insured under Section 2361' and federal assistance to local
housing authorities for low-rent public housing.

The estimated occupancy potentials for subsidized housing are designed
to determine, for each program, (1) the number of famj-lies and individuals
who can be served under the program and (2) the proportion of these house-
holds that can reasonably be expected to seek new subsidized housing
during the forecast period. Household eligibility for the Section 235 and
Section 236 programs is determined primarily by evidence that household
or family incoure is below established limits but sufficient to pay the
minimum achievable rent or monthly payment for the, specified program.
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Insofar as the lncome requirement ls concerned, all fanllies and lndllvl-
duals wlth income beLovr the incone llnlts are Elssumed to be eligtble for
public houslng and rent supplement; there may be other requlrements for
.ffgfUfffty, partlcularly the requirement that current l-lvlng quarters be

substandard for famlLies to be eltgible for rent suppl-ements. Some fan-
illee nay be alternatively ellglble for asslstance under more than one of
these progr€ults or under other asslstance prograffi uslng federal or state
srrppori. The total occupancy potential for federally assisted housing
appioxfmates the sr:n of the potentials for publlc houslng and Section 236

hlusfng. For the Rochester HMA, the total occupancy potentlal is estlmated
to be 31375 units annuallY.

The annual occupancy potentlafs!/ for subsldlzed housing dlscussed ln
the follorlng paragraphs are based upon 1971 incomes, the occupaney of
substandard houslng, estinates of the elderly popul-atlon, lncome llnlts ln
effect as of September L, L97L, and on avallable market experlence' The

cortinued urban renewal ln the elty of Rochest,er ia expected to dlsplace
about 11850 householde durlng the forecast perlod, which can be expected
to increase the demand for subsidlzed housing.

S Sales and Sect ta1 Housi
oues may be provi

Subsidized
ded under'houslng or households with 1otr to moderate lnc

elther Sectlon 235 or Sectlon 236. Moderapely-prlced, federally-aesieted
sales houslng oaY be provlded for eltgible fnm{f{gs r the provlslons of
Section 235. AlternativelY, subsidized rental- hous may be provided

unde
Tng}l

for the same families under Section 236. In addition, the Secti-or. 236

rental program contains provislons for housing elderly couples and indivi-
duals. 

-Baied 
upon regular incone lim:its, lt is estimated that there is a

potentlal for 1r145 unlts annually for famllies under a eombination of both
-Sectlon 

235 a1.1d Section 236, arrd an additional potential for 730 units
annually for elderly coupl-es and individuals under Section 236. About 10

percent of the families and 60 percent of the elderly couples and indivi-
iuals who qualify for Section 235 and Section 236 housing are alternatively
eligible for public housing.

There were 40 houe mortgages lnsured under Section 235 during 1970.

. Al-1 except three were nell homes. As of Septernber 1, L97L, there had been

256 firn gemm{gngnts issued under Sectlon 235 and there were 159 reserva-
tions outstanding.

1 The occupancy potentials
the capacity of the marke
ness. The successful att

referred to ln this analysis are dependent upon
t in view of existing vacancy strength or weak-
airiment of the calculated market for subsidized

housing nay well depend upon construction in suitable accessible loca-
tions, as well as upon the distributlon of rents and selling prj.ces over
the complete range attainabl-e for housing under the specified prograns.

2/ Ttterest reduction payments may also be made with resPect to cooperative
housing projects. Occupancy requlrements under Section 236, however' are
the dame for both tenants and cooperatlve oqlner-oceupants.
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There have been 214 units of Section 236 housing completed and absorbeci
in the Rochester HMA, all family units. There are an additionaL 420 family
units under construction and 435 family units and 92 units for the elderly
are in various stages of pre-construction processing. If all of these units
plus the 159 Section 235 reservations outstanding were to be completed
during the forecast period, they could be expected to satisfy alnost 45
Dercent. of the two-year potential for families under Section 235 ar.d Section
236 atd only six percent of the potential for the elderly.

Thus far, virtually all of the units completed under the two programs,
units under construction, and proposed units have been in the city of
Rochester. Although the city of Rochester accounts for only about 33 per-
cent of the population of the Hl'lA, it is estimated that residents of the
city comprise about 65 percent of the potential for Section 235 and Section
236 housing. Future comrnitments under Section 236 should be made with due
consideration given to the fact that a large proportion of the overall
Section 236 potential in the HI"IA is located in the lrrnediate area of the
city of Rochester.

There have been 693 units of Section 221(d) (3) BMIR housing completed
in the Rochester HIUIA. These units have experienced satisfactory absorption
and currenEly have a minimum number of vacancles.

Public Housing and Rent Suoolement. Both of these programs serve essen-
tia1ly the same 1ow-income fanily groups and elderly couples and individuals.
The primary differences arise from the manner in which net income is computed
for each program and from other eligibi-lity requirements. The annual occu-
pancy potential for public housing in the Rochester IIMA is 2,035 units
annually, 11095 units for families and 990 units for the e1derly. As shown
in table II, about 12 percent of the families and 46 percent of the elderly
who qualify for public housing also are eligible for Section 236 housing.

Under the somewhat more restrictive rent-supplement program, there is
a potential for 1,435 units annually (595 for families and 840 for the
elderly). A11 of the families and elderly who quali-fy for rent supplements i

also are eligible for public housing. There are no .rni-ts of rent supple-
ment housing in the Rochester HMA. The only rent supplement housing
currently under construction or proposed is contained in Section 236 projects.

There are about 2,000 units of public housing under the management of
the Rochester Housing Authorfty. Of this tota1, Lr497 units are oecupied
by fanilies and 503 units are occupied by the elderly. There are no
vacancies i-n projects managed by the Rochester Housing Authority and there
is a significant waiting list, particularly for accommodations for the
elderly. There are currently 735 low-renE public trnits under construction,
78 family units and 657 units for the elder1y. In addition, there are
plans for about 865 additional units with about 50 percent currently pro-
gramued for fauilies. Upon completlon, the units of public housing currently
under construction are expected to satisfy only three percent of the two-year
potential for families and 33 percent of the two-year potential for the
elderIy. The only other public housing authority in the HMA is in Newark,
in Wayne County. The Newark Housing Authority currently has 60 units of



-5-

public housing for the elderly under construction. As in thc case of the
Section 236 potential, the majority o[ the poteftial for public housing
is centered in the irnmediate vicinity of Ehe city of Rochester. The

continued urban renewal activity in the city of Rochester is expected Eo

generate a greater demand for public housing in the irnmediate area of the
ciEy since past experi.ence has shown that approximately 20 percent of the
displacees frorn Rochesterts urban renehral areas have qualified for public
housing accommodations .

The Sales Market

The sales market in the Rochester HI'IA, which tightened considerably
during the 1950rs (vacancy rates declined from 1.0 percent in 1960 to 0.6
percenE in 1970), has eased somewhat during the past year and a ha1f.
From 1960 to 1970, the large amount of in-migration i-ncreased the demand

for sales housing. This increased demand, coupled with low leve1s of
single-family construction in the early and latter 1960ts, resulted in a

decreased number of sales vacancies. The- constructi-on of sales homes

reached a peak in 1965, and then decllned somewhat during the 1960 to 1968

period as mortgage funds were less available. A sharp decline in sales
construction in 1969 was indicative of rising interest rates as well as an

increased shortage of morLgage funds. This low leve1 of sales activity
continue<i through L970. Absorption of new sales houses throughout the L969-
1970 period continued to be good, and the lower level of building activity
served to redt'ce builders inventories.

A temporary decline in interest rates in early L97L, as well as

increased construction under the Section 235 program' stimulated an

ilcrease in single-family home construction durlng the Past eight mr:nths.
Buil.ding permits issued for single-family homes during the first eight
monEhs of 1971 were about 20 percent above the total issued for: the com-

parable 1970 period. hlhile homes prieed up to $35,000 conEinue to be

absorbed at an adequate rate, it appears that the slackening of the local
economy has resulted in slower absorption of units priced in exeess of
$35,000.

New home construction h.as occurred nainly throughout Ehe suburban
Rochester area" The .ari.:as r:'f greaLest s;-i-ngJ"e-faurt11 .:{jnsi,rt1';iion activity
have beerr : n the towns ui Chi-1i, Git-r:S , (Jr*e,:e., iiertr j.!.iLa-, Fenf ield,
Pe"ri.uf.on, an.l }rj.t.tsfo5d. Home const'rur'.f.i,;rtr i.r: Uh!.1i, Gatr;s, ani:! llienrietta,
a1i tc the west or southwest ll'the cj.fy of iiocl,este::, has been in the
$201000 to $271500 range. Construcfion in Creece, to the r:orthwesr of the
city, has been irr tha $2-5r00G to $351000 range" Higher pr:iced housi-ng is
being constru(jted in the Penfield, Perinton, anr,l ?ittsford areas'

The narket for used homes remains strong in the trnder S351000 range'
particul-arly for houes priced uncler $25.000. The increasing cost cf new

homes has enhanced the marketability of existing ttomes. The temporary
decline in l.nteresL rates in early 1971 increased actlvity in the under
$351000 range. vacancy rates in homes selling for over $35,000 have
increased recently. It appears that the recent dowlturrr in the local
economy has had its greatest effect in this price range. Existing homes

prj.ced over $351000 are selling at a slower pace than prevlously had been

the case
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The Rental Market

Increased ln-mlgration, tlrc rapid [ormaLion of ncrw lrousc'tro1ds, ancl
the rislng cost of new houses rcsultcd in r:rpid absorpEion o.f apartmcnL
unlts'during the 1960-1970 decade. Although the size of rhe rental
inventory of the Rochester HMA increased by 30 percent between 1960 and
L970, the above factors resulted in a slight reduction of the renter
vacancy rate from 1960 to L970. Continued good absorption and good
occupancy levels are indicative of the sound rental market.

From 1965 to 1969, multifamily constructj_on averaged about 2r800
units annually as compared to the average of about Lr250 annually from
1960 to L964. Most of this multifamily construction was in garden-rype
aPartments. Although apartment constructlon has occurqed throughout the
suburban areas, the greatest activity has been in the town of Greece to
the northr^rest of Roehester, and ln Pittsford, Peri-nton and Brighton to
the southeast of the city. Most of the construction has been irr the
moderate to nediurn rent range with little activity in the luxury rent
range. Apartment l-iving has provefl most attractive to young, newly-
marrled coupl-es who are either unable or unwllling to buy a home. Local
sources have indlcated that most of the recent demand has come from
residents of the area.

The decline in multifamily consEruction in 1970 was more a result
of lack of available mortgage funds rather than signifying a sharp decline
i.n demand for rental units. A greater availability of funds in 1971 has
resulted in a rapid increase in multifamily construction. From data avail-
able as of September 1, 197L, it appears Lhat multifamily completions
during the next twelve months will exceed those of any twelve-month period
since 1960. tr'Ihile the current demand for multifaurily units remains strong,
the anticipaEed lack of in-migration to the HMA during the forecast period
is expected to result in lower demand levels for multifamily units than
was the case in the uriddlE and latter l960rs. The most popular rental
range is currently from $t9O to $225 a month for one-bedroom units and
$225 to $275 for two-bedroom units (both including utilities). These rent
classes are expected to continue to prevail during the forecast period
(see table I).

Economic. Demographic, and Housing Factors

The anticipated annual demand for new, nonsubsidized housing units is
based upon the employment, income, demographic, and housing factors dis-
cussed belor.r.

Nonagricultural Employment. Overall, nonagricultural employment in
the Rochester HMA is strongly influenced by the large percentage of employ-
ment ln the manufacturing sector. Employment gains by manufacturing
j.ndustries frou the early 1960rs until the late 1960rs stimulared the loca1
economy and resulted in sizeable employment i.ncreases and a decline in the
unemployment rate to abnormally low levels during the 1966 to 1969 period.
Recent declines in manufacturi.ng employment have curtailed gro\^rth in non-
agricultural employment resulting in a decrease of 2,4O0 jobs in 1970
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compared hrith 1969. During the twelve months ending Jrrnb 30, L971, Ehere
was a decline of 6,500 jobs compared to the previous twelve-month period.
Table III presents work force components and industrial breakdowns for
the Rochester III"IA from 1960 through June 30, 797L.

Nonagricultural wage and salary employment aver aged, 347,200 -jobs in
L97O, a decline of 1,800 jobs from the 1969 total as'a result of a slowed
rate in the increase of nonmanufacturing jobs combined with a decrease of
4,600 manufacturing jobs from 1969 to L970. After recovering from a
recession in the early 1960rs, the economy of the Rochester HMA expanded
rapidly from 1961 to 1969. Total nonagricultural wage and salary employ-
ment increased by an average of 111000 workers annually (4.2 pereent).
Increases in manufacturing employment, which averaged 3r900 jobs annually
from 1961 to 1969, accounted for about 35 percent of the increase in wage
and salary employment during that time. Increases in nonmanufacturing
employment averaged about 71100 jobs from 1961 to L969. More than three
quarters of manufacturing employment is in the hlghly vo1-ati1e durable
goods sector. During the 1961-1969 perioC, this sector increased ernploy-
ment rapidly, Largely influenced by eurployment increases at three of the
areas major employers (Kodak, Xerox, and General Dynamics). The durable
goods sector accounted for all the increase in manufacturing ernployment
from 1961 ta L969. Continued employment gains at the Eastman Kodak Company
and spectacular ernployment increases by the Xerox Corporation (both cate-
gorized under instruments, etc.), as well as employment increases by
General Dynamics Corporation (much of which resulted from defense work)
were the uajor factors in the rapid expansion of employment in the durable
goods seetor of the economy from 1961'to L969. The nondurable goods
sector declined only slightly frorri 1961 ro L969, wiEh the food and apparel
industrles being responsible for this decline.

Employment increases in the norunanufacturing sector fron 196i to 1969
were led by signifieant gains in trade, services and governneftf.. 1lhese
increases were primarily in response to the rapid popula.tion growth during
the mid-1960ts as well as increased incomes in the HMA. Since.1969, total
nonagricr.rltural wage and salary orployment has decreased, primarily as a
result of a significant decline in manr-rfacturing emploiTment. Euployment
in the instrume.nts, photo and optical goods sector, which increased rapidly
during the l-960rs, has.l-er",eled off sincr-. L969. Empio;ri.i:rr"i-rr,-lJ. other
sectDrs of ti,r-. d.urai":l.e go...ds segisen.t has rJecL i:riiJ .iu-.i"i.4 uin i,,,.;, I l-8 ricnths .

The r,csr signi.fi^;*nt factor in fliis da,:l-:!-iie irss'i:een i:hc l;:';.',.!.s ii;rd even-
rual closing of the General D;"'namf.es I,,,i.ectronies Dj"v:ision pirni-" ii.l its
maximum, this p -ant enp.l.oyed nearly 51000 persons; horcever, hy the tiue of
its c1osing in 7970, there '"re-re only about 11700 employees. A r.:ontinued
employrnent decl-ine in the food and apparel industries has rersulted in
accelerat.eC employment losses in nondurable goods employmerrt since L969.
r\r:nmanufacturing employment has contl.rrrred to inc,rease during the past year
and a ha3"f, however, at a slower rate than during the -1961-1969 period.
Continr.ed iacreases in services and government enployment as wel1 as
increased employur.ent ln construction have been the principal reasons for
nonmanufacturing empJ"oyment growth since L969.
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Nonagricultural wage and sa1ary employment is expected to increase by

5,500 jobs annually during the period from September 1971 to September 1973.
Employment increases in manufacturing are expected to account for less than
15 percent of this increase. This low 1eve1 of growth in the manufacturing
secLor is premised upon recent national economic trends which are expected
to continue to limit significant employment expansion in durable goods
industries. The small employment increases in the manufacfurlng sector are
anticipated to occur in the durable goods sector. Eurployment expansion at
the Xerox Corporation and the metal-working machi.nery sector as well as neln

srcall firms engaged in research and development (primarily staffed by
engineers and technj-cians laid off by General Dynamics Corporation) are
expected to provide the majority of this increment of 11500 jobs during the
next two years. Nonmanufacturing employment increases, which are expected
to account for more than 85 percent of the wage and salary ePploynent
increases during the next two years, are expected to occur in most sectors.
The continued expansion of the universities in the HMA (primarily the
University of Rochester, Rochester Institute of Technology and the State
University of New York at Brockport), and growth in Ehe trade and
service sectors are expected to be responsible for most of the gror.rth in
employment in the nonmanufacturing segmenE.

Income. The median annual income of all families, after deducting
federal income taxes, \^ras $111700 as of September 1, 1971. The median
after-tax income of renter households of two or more persons was $9,100.
Both all family and renter incomes have increased significantly since 1959,
largely attributable to the large proportion of manufacturing employment in
the HI"IA and the presence of the headquarters of two rapidly growing firms
(Kodak and Xerox). Detailed distributions of families and renter households
by 1959 and 1971 after-tax incomes are Presented in table IV.

Demograph ic Factors. The population of the Rochester HI'IA was an esti-
mated 896,700 persons as of September 1, L97L. This reflects an average
annual increase of 9,900 persons (1.1 percent) since April 1970. From 1960

to 1970, the population of the HMA increased by 15,000 persons annuall,u
(1.9 percent). The net natural increase (resident births iess resident
deaths) during the decade was 8,700 persons annual1y, accounting for about
58 percent of the total population increase. The total in-migration to
the Rochester HI,IA averaged slightly in excess of 6,300 persons annually
from 1960 ro 1970. It is estimated that in-migration was largest during
the 1963-1968 period, corresponding with employment Patterns. From 1968

to 1970, in-migration to the Rochester HMA slowed markedlYr as employnent
opportunities slackened. Since 1970, it is estimated that the population
of the HMA has increased by 14,000 persons. This reflects rzirtually no

in-mi-gration to Ehe HMA during this period because the slowed growth of
job opportunities in the HI"IA since 1969 lias inhibited in-migration to the
atea.

The population of the city of Rochester declined by an average of
21225 persons annually between 1960 and 1970. Much of this decline in
population occurred in the early and middle 1960rs. Toward the end of the
1960's, the population in Ehe city is estimated to have grown s1ight1y,
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because of rejuvenation of the downtown area through urban renewal, and
increased construction of multifamily structures which aEtracted some
households into the city and induced potential out-migrants to remain.
Since L970, however, out-migration has commenced again, but at a much
slower rart6) than d'uring the 1960-1966 period.

The population of the remainder of Monroe County increasecl by about
L47 r90O Persons from 1960 to 1970. This annual average increase of nearly
L4,775 persons (4.4 percent) was quite general in the suburban areas
immediately adjacent to the city of Rochester, with the most rapid growth
occurring in comnunities on the west and south of the city. Since 1970,
the decline in in-migration has been felt most in these suburban corununities.
The population of the remainder of Monroe County has increased by about
91400 persons (2.3 percent) annually since Lg7o, or slightly less than 65
percent of the average annual 1960-1970 growth in population.

Population growth in the remaining three counties during the 1960-1970
period was considerably smaller Ehan increases in the populat.ion in Monroe
County. I'hreh of the growth in these counties was independent of growth in
Monroe CounLy, with the western portion of Wayne County being the only area
significantly affected. During the 1960-1970 period, the popularion of
Wayne County increase<i by an average of 1r150 persons (1.6 percent) annually,
the population of Livingston County increased by an average of 11000 persons
(2.0 percent) annualJ-y, and the population of Orleans County increased by
an average of 100 persons (0.9 percent) annually. Population growrh in all
of ttrese counties paralleled that of Monroe County in that the largest
increases, for the most part, occurred in the mid-1960ts. Since April 1970,
in-nigration to both Wayne and Livingston Counties is estimated to have
eeased, resulting in slowed population increases in both counties. Popula-
t.I-on growth since 1970 in all three counties is estimated to have occurred
as a result of net naEural increase, as the declining number of new job
opportunities has stemmed in-rnigration into the remaining three counties
of the Rochester HMA.

Poprrlation increases in the llMA are expected to average about l-0,200
persons annually during the forecast period. This 1or,s rate of grow1h during
the forecast period (on1y abcrrt 70 percent of the 1-960-1970 ave,;age annual
i"ncremerrt) is pred.icat*c upon the 2xpeci-.,,:c slow exr)n.ir.: t.;;n c.i: -1 ..,:i opior:tun-
itiee , vhir'l-r ,i.s exl-,ec;tr:d to contj:lue to j.fi"lr ibil- :Lt-t,ir-.; r:.rLic:i i.r: Lbe til{A"
Poptrlati.c,rr grcu'th i.n l"lonroe county i; e::i:,::r-;.2c to acir rr*lt fnr a?:r.;.;,r 85
perceut cf rhot increase durin,g tii': i.o::ecast peric'd"

The nrrmber of h,:useholds in the Rc.,chester HI'LA increased f rr:m. ?-7.9 ,265in April 19b(.1 ro 270;"515 ii [pril 1971't, an annual incremenr of .5,1.15 (2.1
perr:ent) , i:lince April L97a, households have increased by only 31200 (L.2
percent annrrally. rn the 1960-i970 period, especially during the period
of rapid et:onomic growth in rhe mj-d-1-960ts, household forrnation occurred
at a nore rapid rate Ehan di-d ptipulati.on increases. Since 1968, tire rate
of household fornuatiorr declined as job opportunities becane more scarce.
The decltne in household size, whi.eh hras rnost evident during the period of
rapid hou-sehold formation in the mid-1960f s, likewise has slowed rluring ihe
past three years.
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Based upon the slowed growth in empl-oyment opportunltles Ln the

Rochester HMA, lt is expected that the number of households in the HMA will
lncrease by onl-y about 31400 (1.2 percent) annualLy during the forecast
perlod. tlhlle thls nusiber is conslderabLy below the 1960-1970 annual aver-
age, it ls above the annual average recorded from I-970 to l-971.

Ilouslng Factors. There were an estlnated 289 475 hotrslng unlts in the
Rochester HIIA as of Septenber 1, LglL, an annual inerease of about 31425
housing unlts slnce Aprll l-970. The housing J-nventory ln the Roctrester HlfA
increased by about 5,000 units annually between 1960 and L97O. Increased
1eveIs of single-family constructlon in the middle 1960'Ls and a large
lnerease in construction of nultlfauily unlts towards the latter part of
the 1960rs were responslbLe for this large increase in the housing inventory.
The increase rras partlcul-ar1y evident in the suburban Rochester area.
Because of a large number of losses to the inventory (because of denoLition
or other causes) coupled with low l-evels of construction, the hor:sing
inventory in the city of Rochester declined by 11750 units between 1960 and
1970. Houslng inventory trends for the Rochester HI'IA, by constituent parts,
are shorrn in table VII"

As of Septenber 1, 1971, there lirere approxinately 81375 housing units
under constructlon ln the Rochester HMA. About Lr275 of these unlts were
single-fem{Ly houses and 7r100 were ln multlf"-ily structures. About 80
percent of the sipg1e-famlly houses under constructlon are 1n Monroe County,
mostly in the suburban Rochester area. The estftnate of multlfamily units
under construetion lncludes about 800 low-rent publlc houslng units, about
420 units in projects subsldized under Section 236, artd about 580 units for
university staff and students. It is estimated that only about five to ten
percent of the single-family houses under construction will be insured
under Section 235. Of the remainlng 5r300 nultifamily units currently under
constructi.on (most of whieh are in Monroe County), the najority are expected
to be marketed in the $ 190 to 5250 a month rent range.

The vol-ume of residential butLd activi in the Rochester HMA Ln-
creased markedly from l-960 to 1955. Follor.ring the peak year of 1965, aLngle-
fanily home construction stabilized at around 31450 homes annually unttl L969,
but multlfanily construction, after a decllne in L966, lncreased to over 2r9O0
unlts annually 7n L967 and l-968. Sinee l-968, hJ.gh interest rates, Ecarce
mortgage funds, increaslng construction coats and the easing employuent situa-
tion have led to a decline Ln single-fanlly home construction. The most
recent data available, however, indicate that slngle-family houe construction
for 197L wil-l be approxinately 15 percent above the 1970 figure. Nonsubsl-
dized multifamily construction increased in i969 to the I-955 Ievel, but then
dropped in 1970 to the 1966 leve1, mostly because of a lack of mortgage funds.
Building permit data available and local- sources have indicated that nultl-
fanily construction ln 1971 could exceed the total bul1t in any year since
1960.

Building permlts enlmerated in table VI are estj-mated to cover all the
building activlty in Monroe County. Building perni-t coverage for the
remaining three counties is incomplete. Monroe County is estimated to
have accounted for 90 percent of all residentiaL constructlon activity
in the HIIA since 1960.
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There were about 14, 425 vacant units in the HI'IA as of Septembbr 1, L97L,
an increase over the April 1970 leveI, but below the April 1960 level. The

decline ln vacancies from 1960 to 1970 resulted.entirely from a 17 percent
decline i-n the number of "other vacant units."l/ this decllne has been most
evident in the three outer countles(I^Iayne, Llvingston, and Orleans) where
"other vacanciest' dropped by more than 11400, compared with a decrease of
onLy 275 in Monroe County. While the ntrmber of available vacant units both
for sale and for rent increased from 1960 to 1970 by about 480, the growth
of the community, lnvolvlng hlgh 1eve1s of residential construction frou
1960 to 1970 and continued good absorption, served to reduce the vacancy
rates in both sales and rental housing from 1950 to 1970. The sales vacancy
rate declined from 1.0 percent to 0.6 percent and the renter vacancy rate
declined frour 5.0 percent to 4.9 percent. The relaEively large decline in
the sales vacancy rate is indicative of the rapid populatlon growth of the
HI'IA fron 1960 to L970, particularly during the nid-1960rs. The slight
decline in the renter vacancy rate reflects the increased rnultifamily con-
struction activity and good absorption patterns in rental units during the
1960-1970 period, a time when the renter inventory increased by nearly 30

percent. Since April L9TOr trother vacant unlts," have continued to decllne,
but available vacant units have increased moderately. The recent declines
in the local economy have resulted in an increase of sales vacancies (up to
0.7 percent from 0.6 percent in 1970). Renter vacancies have also increased
slightly since L970. Table VIII presents vacancy characteristics for the
Rochester HIIA and its constituent parts for the 1960-1971 period.

1 Includes seasonal unlts, vacant dilapidated units' units rented or sold
and awaiting occupancy and units held off the market for absentee owners
or for other reasons.



TabLe I

Estimated Annual Demand for Nonsubsidized Housing
Rochester. New York. Housins Market Area

r1 1 L-Se tember 1 19

A. Sine le -farni lv Houses

Sales price

Under $22r500
$22r5OO - 241999
25ro0o - 291999

30rooo - 341999
35rOoO - 391999
40rOOO and over

TotaL

B. Multif l-v Units

Gross monthly
t

Under
$180

200
220
240
260
280
300

$180
199
2L9
239
259
279
29q

overand
Total

Number
of units

325
525
550

425
350
225

2,4OO

One
bedroom

/+ l5
440
185
80
t:

Percent
of total

t4
22
23

Efficiencv

120
40
15

5

180

18
14

9

100

Three or more
bedrooms

T\,tlo

bgdrooms

505
285
160
1ls
?0

30
45
30
25
60

13 t 75 I' 155 190



Table II

Estimated

Section ?369l
exc luslve Iy

150
470
285
110

1r015

L25
I50
275

Occ Potent
Rocheste ew York

al for Subsidi Rent 1

t

A. Families

L bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

Bo ElderIv

Efficiency
1 bedroom

Total

Families eligible
for both proqrams

Public housing
excl ve lv

160
425
255

420
!l5c/
s35-'

Total for
both proArams

30
70
15

340
965
555
250

2rI10ffur Llsat
965-

275
180
G*/

820
4!s

L1265

gl Estlmates are based upon regular income limits.

Ll A11 of these fanllies also are ellgible under the rent-supplement program.

gl A11 of the elderly coupJ-es and inotvlduals aLso are eligible for rent-supplement payments.



Table III
Work Porce, UnenploymenEr qnd Employment by Indrrstry i/
Rochestc!- ILey York, Housins l',{arket i.rea. LgrrL-1971

(Annual averages in thos;rnds)

Work force cmponents

Total civllian work force

UneEploymen t
Percent of work force

Involved in labor dlsputes

Total emplo)ment

Agricultural employnent

Nona grlcul tura I enployment

i'rage & salary employment

t960

315,1

11 
'

3.9%

0.0

302 .9

LL.1

288.8

? ia l

19 5l

320.8

0,3

30s. 9

t4.4

,n I q

26A..)

1962

326.6

L2.5
3.e7.

0.1

3!4, L

1? O

300.2

,(o e

19 63

330.7

0.0

317.5

13 .4

304. t

1964

338.8

12.8

1t4 .4

284. i

.19 65

349 .1

10. 2
2.97

0. 1

338, 8

\7 ,7

327,!

297 .6

1 1.,

401.3

15.4
-..d,-

o.7

385.2

9.5

37 5.1

I 966 ).96/ .!.if!. ?6e

397,2 395-8

Trselve nronlhs average

- - end-lnA
June 30, June 30,

uzo- lejg re7r

36t'.1+ 380.8 400.7 401.3

!3 .2 10. 9
4.0% 3.2"/"

14" 6
4.5%

20
E-l

I 3

3%

I
I

.?

1,.i
5

5.4
i"4
8.6

,1

9.0

tl.2 r9.3
2.87; A"ttt

275."

0.2

3s5.8

10. E

345.0

315,3

nq

.189. s

10.1

379.r+

350.3

351.1

:r31.6

0.2

]72.L

11. 0

t84.2
15 .8

58.0
1.0.6
45. 8
41.3
29.5

u. 1

382.i,

t0, 6

342.7

0.0

388. ?

178.1

:49.0

110

15
t3
61
i1
52
45
29

0.3

382.O

9.1

37?,9

344,2

Manu fa c turing
Durable goods

Pri. & fab. metal prod. & ord.
Itrachinery (except elec. )
Electrical machinery
Instr., photo, & opt. goods
Other durables

erd

11.4
44.9

8.6
44.7

6

t1
11
46

3

13

8
5
3

L.1
6.5
L.t
1.8

9
I
6
9
2

7

8

.1

.8
)

-1

1r1 t
8b.0

6 .,5
1) I

1t.1
41 .6
8.4

i!,'j,5
111 

'
7.9

i5.8
tt, R

(r5.8
i.9

114.4 i
7.S

15.8
tti,4
68 ..3
5.;

9

8
6
3

4
9

6
I
0
1

6
9

7

6
5
2
1
3

5
0
I
0
4

35
l3

3
6

8

c.r 0,
6,

l7

12.
50.

B.

JC.
12.
8.
6.
8.

IJO.

11.
12.
50.
9.

18.
35.
30.

q6" 8
1U

r, q

54,2
ol

35.0
t? 1

8.2
6.1
ot

14 t'
I',l-3

7

15
16
56

5

ri..9
1.0
1.O
3.9

35. 3

t2 .6

ir'8
.t.o

t+1.4

105 .4

U+.6
13.3
50.9
8.9

36. r
L2.5
8.0
6.i
8,8

07.
7,

13.
12.
i;8.
).

1tt9 ,

t14,
7.

15.
16.
68.

6.

I
'1

7

5

0
5

5

7

9
l

llt.

i..1.
L,i .
68.

02
l3
I'Z
6?
t?
54
47
28

146.n i38. I
0
5
6
5

3

05.4
t5.1
12.4
(:2, )
12.2
\s o
t+7,4
28.7

Nondurable goods
Food
Apparel
Printing & pubLishing
Other nondurables

Nonmanufac tur ing
Constructlon
Trsns., com., & util.
Trade
Fin., ins., & real estaEe
Service
Governnent

Other nonagricultural
g/ Components my not add to totals because of ;oundi.ng

Source: New York Department of Labor, Divisicn of Enplolment,

34 .5
11.3

33" 3

io.9
6.?
7.4
8.8

t1.2
6.6
7.4
8.9

10. 5r 3.2
8,2
5.7
8.6

L4o
11
L2

45

13. 6
7.9
5.8
8.6

36.5
6
I
7
9

8
3r
31
29

4
6

6
o

7
7
5

)
0
8
3
2

8
4
7

13
T2

4o
36
2C

L43.
10.
12.
46.
8.

7J.
32.
30.

3
9

0
5
I
4
6

L49.6
11.1
1' L

48,4
9,1

34.9
33. 5
30. 4

153.6

12.6
!+9.3

oa

JO.i
34. 8
29.0

r. 65. 8 r94.8
17.1
t2.9
60.4
11.2
49.0

1 /3.
t4.
L2.
55.
10.
43.
38.
29.

I
7
I
4
2

7

2
3

0
6

3

6
1

0
8I

9

1

8

3

0
0
0
7

44.L
29.L

01.
14.

ez.
1a

53.
46.
29.

2

1

\
0

6
l



Table IV

Percent Renter

Rochester. New York. Housing Market Area
1959 and 1971

1959 197 I
Annual

after-tax income

Under $ 31000
$ 3,Ooo - 3,999

4roo0 - 4,999
5,000 - 51999

A11
families

l2
7

L2
16

Renter
householdsg/

20
L4
L7
L6

A11
familtes

Renter
householdsg/

18
11

9
5

100

$9, lOO

8
4
5
6

7
9
9
8

4
2
3
3

5
5
7
7

5,000 -
71000 -
8,000 -
91000 -

1o,0oo -
121500 -
I5r00o -

6,ggg
7 1999
8, ggg
9 1999

L2,499
L4,999
L9,999

1

1

L2
8
5
2

4
0
7
5

9
3
3

2
2
I

19
L6
L4
15

100
201000 and over 2 1

Total 100 100

Median $6,250 $4'850

a/ Excludes 6ns-person renter households.

Source: Estimated by Housing }4arket Analyst.

700$ 11'



Pooulatlon and Household Trends
Rochester- Nerp York. Houeinq Market Area

Aorl1 1. 1960-September 1. L97L

Aprtl APril SePtenber
1960 1970 L97L

732.588

586,387
318r611
267 1776

44,053

34,159

67,989

Tabl-e V

882.667

7LLr9L7
2961233
415 r 684

54r041

37,305

79 rl+A4

896.700

724|OOO
295rooo
429,o0o

54r7Oo

37 1675

80r325

275.O50

224r5OO
101,200
123,3oO

15, 25O

11,450

23r850

15.000

12,550
-21225
L4r775

I,0oo

300

1, r5O

Populatlon

Hl.lA total

Monroe County
Rochester
Renalnder

Livlngston CountY

Orleane County

Wayne CountY

Houqeholds

HMA total

Monroe GountY
Rochester
Renainder

Livlngston CountY

Orleans County

I{ayne CountY

2L9.265

L77,639
LO21997
741642

LL1967

10, 106

19,553

270.5L5

22O1554
101,238
119r316

15 r 088

L 1,320

231553

Avera,ge annual change
1960-1970 1970-197r

9 .900

8r525
- 875
9 r4oo

4Qs

260

650

5.L25 3.200

2r785
-25
2r810

115

90

413OO
L75

4r475

310

115

400 zLO

Sources: L960 and 1970 Censuees of Populatlon and Housing and estimates by
Houslng Market AnalYst.



Table VI

vate Financed Housi- Units Bul ld ts
s Housl Market

1961 -1970

1961 L962 1963 t964 1965 L966 L967 1968 1969 1970

Monroe County total
Slng le -fami 1y
Multlfami ly

Roche ster
Single -fami ly
Mul tifami ly

.Remainder
Single -faml 1y
Mul tlfami ly

3, 505
2,632

874

4,L29
2,955
1,173

5r313
3, 560
1,753

705
84

62L

4,609
3r476
L,L32

5,879
3,930
L rg4g

43&t
87

343

342
549
793

ssl&t
L7

577

6rZg5
3, 385
2,glO

700b/
L47
553

5,410
2rLgL
3 r?Lg

1,0Id/
L64
850

3,952
2rLg4
L,778

7
4
3

434
223

5,063 6
3,446 3
L,6L7 2

L7&/
42

L32

,
,zLL

13sE/
68
67

4489/
74

374

$s9/
67

572

2tsil
t49

70

3r371 3,580
2,564 2rgg1

807 799

5
3
t t

449
843
606

6,795
4,L56
2r639

41889 5,748 5,595 4,396 3,733
3,404 3,532 3,238 2,027 2,045
1,495 2r2L6 21357 21369 1,688

E/ Table only includea Moffoe County. Buildtng perE{t6 for Wayne, Llvlngston and Orleans Countlea, shich accountedfor only l0 percent of the 1960-1971 tI.lA total, cover only about 55 percGnt of the totsl resldentlal constructlon
actlvtty ln thes6 countlea.

!/ Ercludes 296 units of publlc housing.
g/ Excludes 242 units of publlc housing.
d/ Excludes 504 untts of Section 221(d)(3).
e/ Exclude6 132 unitB of publlc housing.
!/ Excludes too units of publlc houslng and 189 untrs of Sectlon 221(d)(3).
A/ Excludes 12 untts of public housing.
U Excludes 64 unlts of pubtic houslng.

Excludes 100 unlts of public hou.ln8.
i/ Excludes 363 untts of Sectlon 236.

Sourcea: U.S. Bureau of the Census, C-4O Constructlon Reports and tocal bulldlng records.
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Table VII

Trends in Household Tenure
Rochester. New York. Housing Market Area

April 1, 1960-September Io L97L

Occupied housing unitsTotal
housing

inventory Total
Orvne_r occupied
NUS_belL HS-Ece"g.

Renter occugieC
UL@r ,"rsgg!

69,843
89,888
92,875

58,994
77 r523
80,4oo

50,061
53,233
53,900

9,933
24,29O
26,5OA

3,26L
3r803
3,825

2r668
21796
2r800

31.9
33.2
JJ. I

33.2
35. L

35.9

Total
vagant
uni ts

15,3i2
I4,099
14n 425

4,299
4r 306
4,000

3,539
3,694
4, 3oo

2rA2g
Lr757
1r800

L,7L6
1 ,581
I,600

3r730
2176L
2r7 25

Area and date

l[\IA total
Apri I l, 1950
April 1, L97C
Septer,ber t , 197l

2L9,265 L49,422 58
270,515 180,627 66
375505L1 182,175 66

234,5V7
284, (ri4
2fi9,*75

1

o8
.3

Ilonroe Corrnt.;
ApriI l, ltjt,)
Apri l I, t97C
Septenber I, L97L

Roche ster
April I, i950
Apri 1 I, 1970
Sept. 1, 1971

Remainder
April l, f960
April I, L97A
Sept. l, L97L

Li..'ingston County
April l, I960
April I, i970
Sept. 1, I971

Orleans County
Apri i l, f960
April l, f970
Sept. 1, I971

I'la.r'ne County
April 1, 1960
April 1, 1970
Sept. l, I97I

L77,639 118,654
22O1554 143,031
224,5OO 144,100

i.85 r 47 6

2.29 r554
232r8OO

LO7,295
105,544
105, 2oo

LOz,gg7
101,238
101, 2oO

521936
48 r 005
47,3OA

6{r. I
64.9
64"2

5L.4
47 "4
46.7

74"
74.

73.6
7 5.3
75.5

49. 6
52.6
53.3

7
8
a

837
000
300

78, 190
124,010
l27,600

74,65L
119,316
1 23, 3oo

65,718
951026
96,800

I
8
9

4
5
5

8
5
5

88.0
79.6
78"5

12.0
20.4
2L.5

27.2
25.2
25.L

26"4
24.7
2l+.5

25.2
24.5
24.5

I3,996
16, 845
17 ,050

LL,822
12rgoL
1 3, o5o

tL,967
15,088
15, 250

8,706
11r285
Ll 1425

72"

10, 106
1 1,320
11r450

7,439
8 1524
gr650

23 1283
26 1314
26,55O

19,553
23,553
23,850

L4 1633
L7,787
18,000

74. 9
7
8

20
66
50

75.
75.

,
t

Sources: 1960 and 1970 Censuses of Housing and estimates by Housing Market Analyst,



Table VIII

Vacancv lteqds
Sochester. New York. Houelne Yarke-t Area

April 1. 1950-Se,ptem,be,r 1. 1971

Totel
vacant
unlts Total Ntrnber Percent Nuober Percent

-

Other
vacant -

unlteg/

10r 14g
8r453
8r3oo

Area and date

llMA total
Aprtl 1, 1960
Aprll 1, 1970
Septenber 1, 1971

15,312
14,099
L41425

5r 163
51646
6rL25

1r469
1r060
Lr275

1r181
766
950

867
457
650

6L
96

100

'19

62
75

148
r.36
150

a

4
5
6

4
4
5

5
7

6
6
6

1

7
9

0
8
8

I
0
0

1.3
0.5
o.7

694
586
850

3
4
4

0
6

7

)

t
)

5.0
.9
o

4
5

5
Monroe County

Aprll 1r 1960
Aprl1 11 1970
Septenber 1, 1971

RocheEter
Aprll 1, t96O
April 1,1970
September 1, I-97L

Remainder
April 1, 1960
April 1, L97A
September 1, f971

Livingston County
April 1, 1960
April 1, 1970
Septenber 1, 1971

Orleans County
April 1,1960
April 1, 1970
September 1, 1971

Wayne County
Aprll 1,1960
April L, l97O
September 1, L97L

7
I
I

4
4
3

1

1

1

t
t
t,

837

300

2
9
9

o

at
t

3
3
4

539
694
300

a,
581
500

4
4
5

3
3
3

33
76
200

3
I

aI
0
0

0
o
0

314
309
305

1

o
0

1

o
0

.0
a

0.7
0.8
0.9

3, !.52
\oo2
4r25O

?,759
2r182
2,300

393
Lr52O
1 ,950

t45
180
200

130
L29
t25

267
275
275

504
232
100

2
1

1

I
1

L

1

9
0

3
5
o

5.1
4.6
4.5

,000

,298
,306
r99s

4ro73
2r79L
2r605

5

5.2
4.5
4.L

L1225
1r515
1,3OO

279
7L7
700

4.6 11507
4.4 lr3go
_{.3 - lr4oo_.

3,31.5
2,35O
2r300

2ro2g
L,757
1r800

,7L6
,

3r73O
2r76L
2r725

L1260
Lrg77
2r600

206
276
300

209
191
200

4L5
411
425

,
t
,

a

823
481
500

a

a/ Includes vaca4t seasopaL-un!!s,- dilapida
occuPaney, ed unlts held off the naiket

ted unlts, unLte rented or soLd and ualtlng
Sources: 1960 and 1970 Censuges of Houstng and estirnates by Houslng Market Anelyst.
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